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Proctor-Willows Comprehensive Plan Amendment 
'Regulation Comparison 
October 1, 2018 

• Manufacturing (limits on • Associations & nor:iprotits 
I outdoor activities and retail 

sales) 
• Athletic clubs (,limit to 

30,000 sq ft) 
: • Schools (conditional use for 

' 
150 studer:its or greater) 

1 
• Day care center 

; • Associations & nonprofits 
Affordable ; 10% ofresidential units (if • 10% of town home units 
Housing ', any) restricted to 80% AMI restricted to 80% AMI 

! 

• 10% of apartment ur:iits 
restricted to 70% AMI 

Height & Bulk • Base FAR 1.13 • Base FAR 1.13 
• Max FAR 2.0 (with TOR or • Max FAR 2.0 (with TOR or Greer:i 

GBP) Incentives) 

• Base height 4 stories • Base height 4 stories 

• Max height 6 stories (with • Max height 6 stories (with TOR 
TOR orGBP) or Green Incentives) 

Setbacks • NE 124th Street: 30 feet • NE.124th Street: 15 feet; building 
• Willows Road: 100 feet stories 4 and higher shall be 

averag~; no less thar:i 75 setback 20 feet 
feet in any instar;ice • Willows Road: 100 feet average; 

• Rear: 20 feet ,no less than 75 .feet in ar:iy 

• Side: 40 feet ;instance 

• Ali other property lines: 20 feet 

-

Pro: 
• Variety in affordable :housing types (e,g. town homes) 

• Townhome units likely to be owner,ship units 

• Apartment ur:iits at a deeper level ofaffordability than current 
standard 

Con: 
• Residential uses will be heavily reliant on personal vehicles due to 

lack of frequent peak/off-peak trar:isit 
Pro: 
• Zone-specific Green Development Incentives developed that must 

be 1:1tilized to achieve maximum FAR and height (see Green 
Development Incentives below) 

Con: 
None 

Pro: 
• Setbacks are developed taking site location and characteristics into 

consideration (as opposed to BP standards which apply to dozens of 
pr:operties citywide) 

• Existing Willows Road setback incorporated to continue the lar;ge 
vegetated buffer along the corridor 
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Proctor-Willows Comprehensive Plan Amendment 
Regulation Comparison 
October 1, 2018 

Landscape 20% 20% 
Area 

Impervious 60% (as it relates to the 60% 
Surface Area subject site) 

Residential None 20% of gross site area 
Usable Open (environmentally critical areas and 
Space buffers not included to satisfy 

requirement) 

Master Plan No requirement for a Master • Master Plan required for 
Plan development 

• Minimum 22,000 sq ft of GFA 
required for nonresidential uses 

• Nonresidential uses shall be 
located in the NW portion of the 
site adjacent to NE 124th St 

• Nonresidential uses are not 
allowed to be sited on the 

- -

Con: 
None 
Pro: 
Not applicable, no change .from existing standard 

Con: 
Not applicable, no change from existing standard 
Pro: 
Not applicable, no change from existing standard 

Con: 
Not applicable, no change from existing standard 
Pro: 
• Establishes requirement for residential uses whereas there is 

currently no standard in the BP zone 

• Requirement for common open space in at least 3 locations 
throughout the site to serve all residents 

• Requirement to phase in open space as development is phased 
• Will serve residents/employees on site, supplementing existing open · 

space opportunities in the area 

Con: 
I None 

Pro: 
. o Master Plan may establish a more coordinated development of the 

site 
• Ensures a minimum size ofnonresidential uses 

• Requires nonresidential uses be located in an area that will be most 
visible and accessible from NE 124th .St 

• Additional opportunity for public involvement In the Master 
Planning process 
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Proctor-Willows Comprehensive Plan Amendment 
Regulation Comparison 
October 1, 2018 

I hillside sloping up from Willows 
Road 

• Phasing plan required which 
ensures nonresidential uses are 
completed before more tl:lan 
30% of planned: residentia'I units 

Willows/Rose • Standards intended to o Standards intended to 
Hill implement neighborhood implement neighborhood 
Neighborhood planning policies planning policies 
Supplemental • Parking shall be scr:eer:ied by • Parking shall 'be screened by 
Standards trees or buildings from trees or buildings from Willows 

Willows Road Road 
• Buffer with topography or • Type II landscape screen on 

trees adjacent residential property lines abutting 
development to the west nonresider:itial uses 

I 

• Convenience uses should be • Type II landscape screen on 
located to minimize walking property lines abutting Willows 
distance between them and Road; may inch~de forested 
to serve employees in BP gullies, wetlands, etc. 
zone • Portions of underground 

• Convenience uses should be stormwater facilities, such as 
located to encourage vaults, extending above-grade 
employee access by walking shall be screened with berms, 
or biking landscaping, etc. 

• Developments should be • Master Plan's circulatior:i 
separated from one another concept shall demonstrate that 
and from Willows Road with nonresider:itial uses are located 
forested gullies, wetlands, to encourage access by walking 
etc. or biking 

• No more than 35% of 
significant trees may be 
removed without an 
approved planting plan 

-
Con: 
None 

' 
'Pro· 1-·-· 

! o Majority of the applicable supplemental standards are incorporated 

: into proposed zoning 
' • Specific landscape. screen standards are provided for clarity 
• Tree removal standards would be deferred to existing citywide 

standards in RZC21.72 (retention of 35% of significar:it trees) 

Con: 
• Requirement for retaining significant trees decreased - however 

existing BP standard lacks standards or criteria by which an applicant 
may deviate from the standard 

' 
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Proctor-Willows Comprehensive Plan Amendment 
Regulation Comparison 
October 1, 2018 

Green • Green Building Incentive • Green Development Incentives 
Development Program (GBP) applies (RZC specific to the site 
Incentives 21.67) • Required to achieve maximum 

• Required to achieve height and FAR 
maximum height and FAR • All buildings required to be LEED 

Gold, Built Green 4-Star, or 
equivalent and two additional 
features from the following: 

• All townl:iomes must be 
"electric vehicle charging 
ready" and a min. of 1 
charging station per 10,000 sq 
ft of nonresidential land uses 

• Green roof(s) encompassing a 
minimum size of 25% of the 
roof area on all 
multifamily/mixed use 
buildings of20 units or more 

• Solar panels on 25% of all 
townhome units 

• Community solar opportunity 
to serve, residential and/or 
nonresidential tenants within 
the development 

- -

Pro: 
• Proposed site-specific incentives may result in more green 

development techniques than citywide standard ' 

Con: 
None 

5 
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Northwest Design District: Draft Comprehensive Plan Policies 
Revised 11/7/2017 

New Section and Policies: 

Northwest Design District 

EXHIBIT G 

The purpose of the Northwest Design District is to encourage residential uses within a variety of housing 

types while also providing neighborhood-scaled commercial and service uses that meet the daily needs 

of nearby residents and employees working within the Willows ernployment corri.dor. The Northwest 

Design District will provide opportunity for coordinated development through a master plan that 

recognizes the unique context and natural features of the site. 

N-WR-F-6: Permit a variety of housing types such as attached dwellings, multifamily, and mixed use 
residential, as well as neighborhood~scaled commercial service uses to meet the c:laily needs of nearby 
residents and employees. 

N-WR-F-7: Require a master plan for new development in order to facilitate development which 
acknowledge the ynique context and natural features of the site. 



21.XX.XXX Northwest Design District: Draft Regulations 
Revised 10/8/2018 

A. Purpose Statement 
The purpose of the Northwest Design District is to encourage residential uses Within ci variety of housing 

types while also providing neighborhood-scaled commercial and service uses that meet the daily needs 

of nearby residents and employees working within the Willows employment corridor. The Northwest 

Design District will provide opportunity for coordinated development through a master plan that 

recognizes the unique context and natural features of the site. 

B. Maximum Development Yield ~-
Table 21.xx.xxxA 

Maximum Development.Yield ·~--

B~se _ _ Resi_dentiill Bon.us~s Av~i)~bJi:!; and Quantity Maximum Illustrations -

Floor area r;,1tio 1.i3 TDRs or NWDD Green Incentives: 0.87 2~00 To l;ie provided:-
(FAR) 

C. Allowed Uses and Basic Development Standards ,. 
Table 21.X)CXXXB 

Allowed Uses-aod_!J]lsic Devl.!!QPl'l'.lentStanda.rds 
--- .. ----

M~x.im.u.:m.s 
Height 

- - - -- (stories). FA~ ___ _, -
w/ofDR ·-

\ w/oTDR orNWDD 

'· 
orNWDD Green 
Gl'.e.en Incentives 

.--- -· Incentives ; Parking 
;w/TDRor w/TDRor Ratio: unit of 

I NWDD NWDD measure , 
-Green Green (min req, 

§ Use·. -·· lric.eri~j~es Incentives mil_>< allowed) 
RESIDENTIAL: '. s --

',. -

,: 

Attached gwelling unit, 2-4 u~its 1 
.68; Studio (1.2, 

1 4 
1.0 

1.2) 
1 bedroom 
(1.5, 1.5) 

2 bedrooms 

2 Multifc;1mily structure 
(1.8, 1.8) 

3+ bedrooms 

5; .68; 
(2.0,.2.0) 

Guest (1 per 
3 Mixed-use residential structure 

6 1.0 
4 u·nits) 

G~N~M~ $A.L_ES OR SERVIC~S 

-··---

Special Regulations 

See RZC 2l.08.i6o, Attached 
Dwelling Units, for specific 
regulations related to design, 
review and deci_sion 
procedures. 
See RZC 21.20, Affordable 
Housing. 
See R.ZC 21 .. 20, Affordable 
HQU$.jng. 
Non-residential uses shall be 
included, but not limited to, 
the ground floor street level. 
See RZC 21-:20, Affordable 
Housing. 

Northwest Design District 
Draft Regulations 
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Consumer goods sales or 
4 service, other than heavy or 

durable 

5 
Grocery, food, beverage, and Maximum 15,000 sq ft gfa. 
dairy 1,000 sq ft 

6 Health and personal care gfa (2.0, 3.0) 

7 Finance and insurance 

8 Real estate services 4; .45; 
Self-storage facilities 
prohibited 

9 Professional services 
5 1.0 

--
i,9oosq ft 

10 Full-service restaurant 
gfa (9.0; 9.0) 

Cafeteria or limited-service 
1,000 sq ft 

11 
restaurant 

. gfa (J0.0, 
/ 10.Q) 

/ 

i,ooo-sci-ft .. 
-

12 Personal services 
gfa (2.0, 3,0) 

TRANSPORTATION, COMMUNICATION, INFORMATION, ANO UTILITIES 
·, 

Road, ground passenger, and ·, 1,000 sq ft ' 
13 

transit transportation gfc1 (i,o, 3.0J 
--· 

14 Rapid charging station 

See RZC 21.56, Wireless 

15 
Wireless Communication 4; .45; 

' Adequate to 
Communication Facilities, for 

Facilities 5 .. J.0 
accommodat 

specific development 
. re_quiremerits_ . 

16 Local utillties 
e pec1k use 

' . .,/ Conditional Use Permit 
17 Regional utilities . \ . 

required, 

ARTS, ENTERTAINMENT; ANb RECREATiON '· 

Amusement; sports, cir --
1,000 sq ft Fitness and athletic clubs 

18 
recrea_tiqn-estabIJ$hment gfa (2.0, 3.0) only. Max 10,000 sq ft gfa. 

19 
Natural and other recreational 

4· - .45; 1,000 sq ft 
P-arlt. 

. , ... 
gfa (0, 

20 Corriml!nity indoor recre1:1tlon 
5 . , _1.0 

adequate to 

21 
Parks; open space, trails anr accommodat 
gardens'_ C e peak use) 

EDUCATION, PUB~JG: .•\DMINISTRATIQN; H_EALTH CARE, AND OTHER INSTITUTIONS 
1, Employee on 

22 Day care center 
4; .45; 

maximum 
shift (1.0, 1.0) See RZC 21.08.310. 

Associations and nonprofit 
5 1.0 

1,000 sq ft 
23 

organizations gfa (2.0, 3.0) 

D. Regulations Common to AH Uses 
Table 21.?(X.XXXC 

Regulations Common to All Uses 
Regulati0'1 Star_1dc1i'cf 
Setback: NE 124th Street 15 feet; stories 4 and higher shall 

be setback a minimum of 20 feet 

Setback: Willows Road 100 feet average; in no instance 

may be less than75 feet 

El<cl!ptions 
Parking areas shall be located 

outside of setbacks on NE 124th St 

and Willows Road. Parking shall be 

setback a minimum of 10 feet from 

Northwest Design District 
Draft Regulations 



Setback: All other property iines 20feet all other property lines with 
approval of a landscape plan. 
Features allowed within all 
setbacks may include recreational 
open space, trails and pathways, 
natural looking stormwater 
facilities, retaining walls with an 8 
foot maximum height, City gateway 
features and signage, and similar 
features or amenities. 
Underground stormwater 
detention facilities are allowed 
within setbacks provided they are 
located no closer than 15 feet to 

'the planned right-of-way line for 
Willows Road. 

Landscape Are_a 20%, see RZC: 2:J. .. 19.02!).G 
-Impervious Surface Area 60%, see RZC UJt,,020,D 
Residential Usable Open Space 20% of gross site area Environmentally critical areas and 

their buffers shall not be included 
to satisfy open sp~ce reqlclir~m.ent. 

1. A Master Plan is required for all development within the Northwest Design District. Master Plan 
developments shall provide: 

a. A minimum of 22,000 square feet of gross floor area ofnonresidential land uses. Leasing 
offices and resident amenities shall not be counted toward the nonresidential land use 
requirement. 

b. Nonresidential land uses shall be located in the northwest portion of the site and 
adjacent to NE 124th Street. Nonresidential land uses shall not be located on the hillside 
_sJoping up from Willows Ro~<t 

·t. Phasing.plan. The phasing plan shall provide for completion of no more than 30 percent 
/ · of the-dwelling units without first completion of the minimum gross floor area of 
. nonresidential-lancj uses; .. 

2. Drive"through facilities are prohibited in the Northwest Design District. 
3. Deviations from the parking ratio requirements in Table 21.XX.XXXB above shall comply with 

RZC 21.40, Parking Standards,. 

E. Residential Usable Ope_n Space 
1. General Requirement. The.minimum residential usable open space requirement establishes the 

minimum percentage of a development that must be set aside to provide usable open space for 

residents. 

2. Alternatives for configuration of the total amount of usable open space. 

a. Common open space is open space that is available to all residents. It includes 

landscaped courtyards or decks, gardens with pathways, children's play areas, and other 

multipurpose recreational or green spaces providing a mixture of passive and active 

open space areas. 

Northwest Design District 
Draft Regulations 
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b. Common open space shall be large enough to provide functional leisure or recreational 
activity as determined by the Technical Committee. The average minimum dimension 

shall be 20 feet, with no dimension less than 12 feet. 

c. Common open space areas shall be located in at least three separate locations and 

dispersed in a manner to provide proximity to all residents within a development. For 

phased development, a n,jnimum of one open space area shall be provided for each 

phase of development. 

d. Private open space is open space that is not available to all residents. It includes 

balconies, patios, and other multi-purpose recreational or green spaces. It may be used 

to meet up to 50 percent of the usable open spacereqyirement. Private open spaces 

shall be at least SO square feet, with no dimension less than five feet. 

e. Rooftop open space available to all residents may be.used to meet up to 50 percent of 

the usable open space requirement. 

3. Combining usable open space and pedestrian access. Parking ar~as, driveways, and pedestrian 

access other than pedestrian access required by Washington State.Rules and Regulations for 

Barrier-Free Design shall not be counted a~ usable open space, except any pedestrian path or 

walkway traversing through the open space·if the total width of the common usable open space 

is 18 feet or wider. 

F. Supplemental Standards 

1. Purpose. The purpose of this section is to implement Willows/Rose Hill Neighborhood policies 
and to retain the following features of the Willows Corridor: 

a. Important ncitural features of the hillside corridor; 

b. A pastoral anq parkway c1ppearance; 

c. Visual compatibility between buildings and the forested hills and open pastures of the 
Willows Cc;>rridor; and 

d. High-quality site and building design .. 

2. Design Standards. Development in the Northwest Design District is subject to RZC 21.60, Citywide 
Design Standards. In addition to the Citywide Design Standards, the following shall apply: 

a. Req!,lirements. 

i. Parking shall be screened by buildings or trees from Willows Road. 

ii. A Type,11 landscape screen, as defined in RZC 21.23.080, shall be provided along 
property lin~s abutting non-residential uses. The landscape screen shall be a 
minimum 10 feet wide, with an average width of 15 feet. Other features such as 
topography or existing trees which provide a visual buffer meeting or exceeding a 
Type II landscape screen may be used to satisfy this requirement. 

iii. A minimum 15 footwide Type II landscape screen, as defined in RZC 21.23.080, shall 
be provided to visually buffer the development from Willows Road. Features such as 
forested gullies, wetlands, old pastures and existing treed areas which provide a 
visual buffer meeting or exceeding a Type II landscape screen may be used to satisfy 
this requirement. 

Northwest Design District 
Draft Regulations 



iv. Any portion of an underground stormwatet detention facility, such as a vault, 
extending above-grade shall be screened with features such as berms or landscaping. 

v. A master ph;m's circulation concept shall demonstrate that non-residential uses are 
located to encourage access by walking or bicycling. 

G. NWDD Green Development Incentives 
1. Purpose. The purpose of the green development incentives is to implement green development 

techniques in an effort to reduce the carbon footprint of proposed development by promoting 
energy efficient design and construction methods. 

2. The maximum height and FAR pursuant to Table 21.XXX.XXX may be achieved on a project-wide 

basis provided the development demonstrates the ability to meet a minimum of LEED Gold, 

Built Green 4"-Star, or an equivalent in alternative c:eitification program, on 100 percent of 

buildings within the development, and two of the following: 

a. 100 percent of ground-oriented residential units are ''electric vehicle charging ready,'' a 
minimum of one electrical vehicle charging station is available per 20 apartment 
residential units, and a minirnum of one,electrical vehicle charging station is available 
per 10,000 square feet of nonresidential land uses. 

b. Green roof(s) encompassing .a minimum size of 25 percent of the roofarea on all 
multifamily and mixed use,buildings of 20 units or more. Green roofs shall be designed 
according to the guidelines of the Redmond Stormwater Technical Notebook. 
Compliance with this technique shall .require review and approval by the Building 
Official. 

c. Solar Panels on 25 percent of all ground-oriented dwelling units as described in RZC 
21.XX.XXX. 

d. Commuriity·solar opportunity to serve residential and/or nonresidential tenants within 
the development. 

Northwest Design District 
Draft Regulations 
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21.20.060 Supplemental Requirements 

A. Willows/Rose HHI Neighborhood . 
.L_As provided for in Comprehensive Plan policy N-WR~E-7, the allowed density shall be seven 

units per acre for a dernonstration project in wh_ich at least 20 percent of the total dwelling 
un_its are affordable. Other bonuses allowed by the RZC may be used in addition to this bonus. 

2. Consistent with Comprehensive Plan policy HO-38. new development in the Northwest Design 
District shall provide affordable housing as follows: 

a. At least 10 percent of new dwelling units that are ground oriented containing exterior 
ground level access to the outside with one or more shared walls and without any unit 
located over another unit must be affordable to a household having an annualincome of80 
percent of the median income. adjusted for household size. 

b. At least 10 percent of new dwelling units within a multifamily or mixed use building and 
which are not ground oriented. as described above. must be affordable to a household 
having an annual income of 70 percent of the median income. adjusted for household size. 

,H. The provisions of RZC 21.20.030.C. D, E, and H shall not apply in the Northwest Design 
District. 

B. Southeast Redmond Neighborhood. 

1. Consistent with policy HO-38 and N-SE-22, properties rezoned from GC or R-12 to R-30 as part 
of the Southeast Redmond Neighborhood Plan Update (Ord. 2753) shall be required to provide 
10% of units in developments of 10 units or more as low-cost affordable housing units. The 
bonus provisions of RZC 21.20.030.E shall apply. 

2. Marymoor Design District. 

a. MDD3 Zone 

i. At least 10 percent of the units in new housing developments of 10 units or more must 
be affordable units. 

ii. Pursuant to RZC 21.20.030.H, the bonus for required affordable housing is an additional 
FAR of .09 above the base FAR. No other density bonuses shall be given for affordable 
housing. 

b. Other Zones in the Marymoor Design District. 

i. At least 10 percent of the units in new owner-occupied housing developments of 10 
units or more must be affordable to a household having an annual income of 70 percent 
of the median income, adjusted for household size. 

ii. At least 10 percent of the units in the new renter-occupied housing developments of 10 
units or more must be low-cost affordable units. 

iii. The provisions ofRZC 21.20.030.C, D, E, and H shall not apply. 

C. Education Hill Neighborhood. 

1. Consistent with policies HO-38 and N-EH-15, properties rezoned from R-5 to R-18 shall be 
required to provide 10% of units as affordable housing units if eight or fewer homes are 
developed. If more than eight homes are developed, 10% of units shall be low-cost affordable 
units. The bonus provisions of RZC 21.20.030.E shall not apply. (Ord. 2785) 

D. Urban Centers. 



1. In portions of Overlake where density limits are expressed as a Floor Area Ratio, the bonus 
above the maximum residential FAR expressed in RZC 21.12, Overlake Regulations, is two 
times the equivalent floor area for each affordable unit provided. The bonus residential floor 
area may be used to increase buildiilgheight by up to one~ above the base standards 
shown in RZC 21.12, Overlake Regulations. The bonuses granted under this provision are in 
addition to any bonuses granted for senior housing under RZC 21.20.070,Affordable Senior 
Housing. 

2. Downtown. Development in Downtown will receive a square footage density credit equal to 
the square footage of the affordable housing units provided on-site, or the square footage of 
the affordable housing units provided off-site pursuant to RZC 21.20.050,Alternative 
Compliance Methods. This square footage credit can be converted to TDRs pursuant to 
RZC 21.48.010.G, Affordable Housing Bonus. The bonus is subject to the limitations of 
RZC 21.10.110.8, Downtown Height Limit Overlay. 
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STATE ENVIRONMENTAL POLICY ACT (SEPA) 
DETERMINATION OF NON-SIGNIFICANCE 

EXHIBIT H 

For more information about this project visit www.redmond.gov/landuseapps 

PROJECT INFORMATION 

PROJECT NAME: Proctor Site Specific Comprehensive 
Plan Amendment and Rezone Request 

SEPA FILE NUMBER: SEPA-2017-01113 

PROJECT DESCRIPTION: 
Applicant is seeking a Comprehensive Plan Amendment and 
rezone from "Business Park" to ''Design District," which will 
allow a variety of housing types including attached 
townhomes, stand alone multifamily uses as wen as 
commercial uses. Draft policies ancl regulations may be 
reviewed at: 
www.redmond.gov/residents/neighborhood projects/willowsrosehill 

PROJECT LOCATION: SW corner of Willows Road 
and NE 124th Street 

SITE ADDRESS: 12241 WILLOWS RD NE 
REDMOND, WA 98052 

APPLICANT: Quadrant Homes 

LEAD AGENCY: City of Redmond 

The lead agency for this proposal has determined that the 
requirements of environmental analysis, protection, and 
mitigation measures have been adequately addres.sed 
through the City's regulations and Comprehensive Plan 
together with applicable State and Federal laws. 

Additionally, the lead agency has determined that the 
proposal does not have a probable significant adverse 
impact on the environment as described under SEPA. 

An Environmental Impact Statement (EIS) is not required 
under RCW 43.21C.030(2)(c). This decision was made 
after review of a completed environmental checklist and 
other information on file with the lead agency. This 
information is available to the public at the link above 
and upon request 

CITY CONTACT INFORMATION 
PROJECT PLANNER NAME: Andrew Bauer 

PHONE NUMBER: 425-556-2750 

EMAIL: abauer@redmond.gov 

IMPORTANT DATES 

COMMENT PERIOD 
Depending upon the proposal, a comment period may not 
be required. An "X" is placed next to the applicable 
comment period provision. 

There is no comment period for this DNS. Please see 
below for appeal provisions. 

'X' This DNS is issued under WAC 197-11-340(2), and the 
lead agency will not make a decision on this proposal for 
14 days from the date below. Comments can be submitted 
to the Project Planner, via phone, fax (425)556-2400, email 
or in person at the Development Services Center located at 
15670 NE 85th Street, Redmond, WA 98052. Comments 
must be submitted by 03/14/2018. 

APPEAL PERIOD 

You may appeal this determination to the City of Redmond 
Office of the City Clerk, Redmond City Hall, 15670 NE 85th 
Street, P.O. Box 97010, Redmond, WA 98073-9710....!12.. 
later.than 5:00. p.m •. on. 03/28/2018, by submitting a 
completed City of Redmond Appeal Application Form 
available on the City's website at www.redmond.gov or at 
City Hall. You should be prepared to make specific factual 
objections. 

DATE OF DNS ISSUA_NCE: February 28, 2018 

For more information about the project or SEPA 
procedures, please contact the project planner. 

RESPONSIBLE OFFICIAL: 

SIGNATURE: 

RESPONSIBLE OFFICIAL: 

SIGNATURE: 

Karen Anderson 
Planning Director 

Maxine Whattam 
Interim Public Works Director 

Address: 15670 NE 85th Street Redmond WA 98052 



March 14, 2018 

Mr. Andrew Bauer 
City of Redmond 
Redmond, WA 

In future correspondence please refer to: 
Project Tracking Code: 2016-12-09043 

EXHIBIT I 

Allyson Brooks Ph.D., Director 
State Historic Preservation Officer 

Property: Cultural Resources Assesstnent for the Proctor Willows Project, Redmond, King County, 
Washington 
Re: Archaeology - Concur with Survey, Proctor Homestead Temp Number Archaeology# 
676985 Determined Not Eligible for Listing in the National Register of Historic Places 
(NRHP) 

Dear Mr. Bauer: 

Thank you for contacting the State Historic Preservation Officer (SHPO) and the Department of 
Archaeology and Historic Preservation (DAHP) with documentation regarding the above referenced 
project. A historic archaeological site, Temp Number Archaeology# 676985, was identified. We 
agree that the Temp Number Archaeology# 676985 is not eligible for listing in the NRHP and 
does not require any further information or DAHP permitting to disturb. We concur with the 
report and recommendation that no further archaeological oversight is required at this time for 
this project. We also agree with the recommendation for an Inadvertent Discovery Plan. 

Thank you for the opportunity to review. Should you have any questions, please feel free to contact me. 

Sincerely, 

Gretchen Kaehler 
Assistant State Archaeologist Local Governments 
(360) 586-3088 
gretchen.kaehler@dahp.wa.gov 

CC; Kerry Lyste, Cult\lral Resources, Stillaguamish Tribe 
Dennis Lewarch, THPO, Suquamish Tribe 
Steven Mullen Moses, Cultural Resources, Snoqualmie Tribe 
Laura Murphy, Archaeologist, Muckleshoot Tribe 
Richard Young, Cultural Resourc.es Director, Tuialip Tribes 
Sonja Kass.a Kleinschmidt, Archaeologist, CRC 

State of Washington • Department of Archaeology & Historic Preservation 
P.O. Box 48343 • Olympia, Washington 98504-8343 • (360) 586-3065 

www.dahp.wa.gov 
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From: 
To: 
Subject: 

Date: 
Attachments: 

Hi Karen, 

_Andrew Bayer 
"Karen Walter" 
RE: City of Redmond, SEPA-2017-01113 Proctor Site Specific Comprehensive Plan Arilendriient and Rezone 
Request 

Monday, April 2, 2018 9:04:00 AM 
Report Critical Areas.pelf 

Thank you for the comments. There is a critical areas report that was filed as part of the master plan application, 
however, that application is on hold and further review is not anticipated to start again until approval of the 
Comprehensive Plan policies and zoning regulations. A separate environmental review under SEPA will occur for 
the master plan and subsequent site plan entitlements and additional opportunity for comment will be provided at 
that time. I'm attaching the report for your information, but it is subject to change at such time the m:aster plan and 
site plan entitlement review begins once again. 

Let me know if you have any questions. Thanks, 

Andrew Bauer, AICP 
Senior Planner :city of Redmond 
S: 425.556.2750 I:: abauer@redmond.gov I Redmond.gov 
MS: 4SPL: 15670NE 85th St: Redmond, WA 98052 

NOTICE OF PUBLIC DISCLOSURE: This e-mail account is public domain. Any correspondence from or to this 
e-mail account is a public record. Accordingly, this e-mail, in whole or in part, may be subject to disclosµre pursuant 
to RCW 42.56, regardless of any claim of confidentiality or privilege asserted by an external party. 

-----Original Message-. -
From: Karen Walter [maiJto·KWaJter@muckJeshoot nsn us] 
Sent: Wednesday, March 14, 2018 1:07 PM 
To: Andrew Bauer <abauer@redmond.gov> 
Subject: FW: City of Redmond, SEPA-2017-01113 Proctor Site Specific Comprehensive Plan Amendment and 
Rezone Request 

Andrew, 

We have reviewed the Proctor Site Specific Comprehensive Plan Amendment and Rezone Request referenced above 
the available information on Redmond"s website. The checklist indicates that there is a Critical Areas Report and 
Stormwater report for this site. Is this correct? These materials were not available on the City"s website. If they are 
available, we request copies for our review, 

If these materi11,.ls ~e not yet available, then we offer the following comments: 

A portion of York Creek is found onsite. It is essential th_ai ~y future development l!,t tl:ii_s site ensure tl:ie 
opportunity to restore this stream, including replacing existing culverts that are currently fish passaage barriers 
( either under Willows Road or NE 124th). The City should provide documentation that these actions will not be 
precluded a:nd will be completed when this site develops, regardless of the comp plan amendment and rezoning 
outcome. 

The City should also document that the stormwater generated by a future project will be managed to maximize 
infiltration and treatment, again regardless of the comp plan amendment and rezoning outcome. 



We appreciate the opportunity to review this proposal arid may have additional comments if the documents 
requested above are available. 

Thank you, 
Karen Walter 
Watersheds and Land Use Team Leader 

Muckleshoot Indian Tribe Fisheries Division 
Habitat Program 
39015 172nd Ave SE 
Auburn, WA 98092 
253-876-3116 

From: Gloria Meerscheidt [GMeerscheidt@REDMOND.GOV] 
Sent: Wednesday, February 28, 2018 10:37 AM 
To: Adam; andy.swayne@pse.com; Chris Jenkins; connie.blumen@kipgcounty.gov; Dan Sokol; 
dbeadle@ci .sammamish. wa. ~s; Elaine Solllers; Elizabeth.Elliott@kingcounty.gov; Erika Harris; Fisheries Fileroom; 
fm_iller@lwsd.org; gary.~iedt@kingcounty.gov; genick@tulaliptribes-nsn.gov; Gretchen.Kaehler@dahp.wa.gov; 
Heidi Bedwell; Ivy Freitag; Jennifer Meisner; Johnson Meninick; Jon Regala; Karen Walter; Kate Valdez; 
klyste@stiUaguamish.com; Laura Murphy; Mark. Wilgus@kingcounty.gov; mattb@snoqualmietribe.us; Peter 
Rosen; Philippe D. LeTourneau; Puget Sound Clean Air Agency; Ramin Pazooki; 
robertnunnenkamp@kingcounty.gov; rrod; ryoung@tulaliptribes-nsn.gov; sepacenter@dilr.wa.gov; 
sepadesk@dfw.wa.gov; sepaunit@ecy.wa.gov; Steve Mullen-Moses; Steve.Bottheim@kingcounty.gov; Steven 
Mullen-Moses; tina.morehead@kingcounty.gov; t1avender2@frontier.com; tmcgruder@gmail.com; Tom Hinman­
citizen; wendy klahr 
Cc: Andrew Bauer; Gloria Meerscheidt; bonnie.geers@quadranthomes.com 
Subject: City of Redmond, SEPA-2017-01113 Proctor Site Specific Comprehensive Plan Amendment and Rezone 
Request 

To review documents related to this project visit: 

bttp·/lwww redmond.gov/deveJoproent/CodesandRuJesa,andlJseActjonNotjces 

Click the neighborhood: Willows/Rose Hill. 

and scroll to the project name listed alphabetically. 

Project name: Proctor Site Specific Comprehensive Plan Amendment and Rezone Request 

To keep current on future developments for this project, 
additional information can be found on the Neighborhood Project Web 
Page<http·//www cedmond gov/Resjdents/nejghhorhood projects/WiJJowsRoseHiJJ>. 

Th_is message has been scanned for malware by Websense. www.websense.com<http;//WWW Websense com/> 
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f\ l -fr14 Lake Washington 
School District 

March 14, 2018 

VIA EMAIL: 
abauer@tedmond.gov 

City of Redmond 
A TIN: Andrew Bauer 
15670 NE 85th Street 
Redmond, WA 98052 

Support Services Center 
15212 NE 95rn Street• Redmond, WA 98052 

Office: (425) 936-1100 •Fax: (425) 883-8387 

www.lwsd.org 

RE, SEPA Non-Project DNS for Proctor Site Specific Comprehensive Plan Amendment and 
Rezone Request 

Dear Mt. Bauer: 

The Lake Washington School District (the "District") appreciates the opportunity to 
submit comments regarding the above referenced non-project proposal (the "Proposal"). The 
property subject to the Proposal sits within the District's educational service boundaries and 
within approximately two miles of the District's Support Services and Transportation Services 
Centers. The District has concerns regarding the potential impacts of new residential 
development on school capacity and related impacts on the transportation system. 

The District is one of the fastest growing school districts in Washington. Over the last 
six years, the District has grown by over 4,600 students. The District expects, based on recent 
enrollment projects, to grow by an additional 3,000 students over the next six years. At the same 
time, the District lacks the permanent capacity needed to house the existing student population. 
Currently, approximately 12% of out student capacity is in portable facilities. Many of our 
curtent schools are at maximum capacity for portable siting. In addition to funding constraints, 
we face challenges in providing new school capacity due to the lack of property within our 
District and inside the urban growth boundary available for new school construction. 

The District would be hard pressed to serve new development on the subject property 
under its present zoning and the proposed modification. While we understand that any 
residential development oil the subject property would be subject to the payment of school 
impact fees, impact fees fund only a small portion of the total costs of new capacity and do not, 
in any manner, addre~s the challenge oflocating land appropriate for new school capacity. 



The District and the City must work together in collaboration to address the District's 
school siting needs so that the City can meet the Growth Management Act requirement to ensure 
the timely delivery of public facilities and services necessary to support new development. This 
planning concept is supported by the King County Countywide Planning Policy PF-19A, which 
"commit[ s] jurisdictions to working together to identify future school sites with the [ urban 
growth area and] direct[s] jurisdictfons to use zoning and other land use tools to ensure a 
sufficient supply ofland for siting schools." The District appreciates the City's recent 
participation in a joint jurisdictional planning meeting pursuant to Policy PF-19A. However, we 
need the City to now go further to fulfill our shared school planning obligations 11s the City plans 
for additional residential growth. 

In addition to school capacity concerns, the District also believes that any additional 
traffic from the subject property would impact District transportation activities in the project 
area. the District's school bus transportation base is located nearby and provides service from 
that base throughout the District. 

Thank you for your consideration of the District's comments. Ple11se contact me directly 
if you have any questions. Thank you. 

Sincerely, 

Forrest Miller 
Director, Support Services 

cc: Karen Anderson, City of Redmond Planning Director 
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EXHIBIT J 

1\llcCuLLOUGH HILL LEARY, rs 

Andrew Bauer, AICP 
Senior Planner, City of Redmond 
15670 NE 85th Street 
Redmond. WA 98052 

September 20, 2018 

VIA ELECTRONIC MAIL 

Re: Proctor Willows Property - Comprehensive Plan Amendment/Rezone, SEPA Compliance 

Dear Andrew: 

Quadtant Homes is proposing a Comprehensive Plan Amendment ("CPA") and rezone from 
"Business Park" to ''Design District'' on a:n approximately 15.57-acre property located at the 
southwest comer of NE 124th Street and Willows Road in the City of Redmond C'City"). The 
purpose of the CPA and rezone proposal is to allow a mixed-use development with a variety of 
housing types and a significant commercial component. 

In February 2018, the City issued a non-project State Environmental Policy Act ("SEPA") threshold 
Determination of Non-Significance f'DNSj for Quadrant's CPA/rezone proposal. Since the DNS 
was issued, Quadrant has revised the conceptual site plan for the proposal to improve its consistency 
with the City's Comprehensive Plan. The purpose of this letter is to document that the revised 
conceptual site plan is substanti.ally similar to the original site plan with respect to SEPA impacts. 
Accordingly, no additional SEPA analysis is required. See Washington Administrative Code 
f'W AC") 197-11-600. 

To recap, Quadrant filed its original CPA and rezone request Ul 2016. The application included a 
conceptual site plan and SEP A checklist, in addition to other items required by City Code. On 
February 2, 2018, City staff recommended that the City's Technical Committee authorize issuance of 
a non-project SEPA threshold DNS, pursuant to WAC 197-11-797 and Chapter 21.70 of the 
Redmond Zoning Code f'RZC''). This recommendation was based on staff's conclusion that the 
proposed CPA/rezone would not pose significant adverse environmental impacts. The staff 
recommendation noted that additional, project-level SEPA review would be required if/ when 
Quadrant sought entitlements for a specific project on the subject property. See Memorandllm from 
Andrew Bat1er to Kann Anderson and Maxjne Whattam, State Environmental Po/i9 Ad Determination, Proctor 
Comprehensive Plan and Zoning Code Amendment &quest, dated February 2, 2018. 

Consistent with the staff recommendation, the City issued a DNS for the CPA/rezone request on 
February 28, 2018. Public notice was provided to the State Department of Ecology, agencies with 
jurisdiction, and all parties of record. No appeals wexe filed, so the DNS became final. 

701 Fifth Avenue • Suite 6600 • Seattle, Washington 98104 · 206.812.3388 • Fax 206.812.3389 • www.mhseattJe.com 



September 20, 2018 
Page 2 of2 

Since the DNS was issued, Quadrant has been working collaboratively with City staff on a revised 
conceptual site plan which increases the non-residential square footage and decreases the residential 
square footage, consistent with the City's "Design District" designation. Specifically, Quadrant has 
presented a revised conceptual site plan that envisions approximately 195 apartments, 175 
townhomes, and 22,500 sq. ft. of non-residential space. In comparison, the original site plan upon 
which the DNS is based proposed 175 townhomes, 300 apartments, and 10,000 sq. ft. of non­
residential uses. 

The revised site plan has a similar overall square footage, footprint, and development intensity as the 
original site plan presented with the CPA/ rezone request Accordingly, impacts related to land use, 
critical areas, storm.water, tree protection, air, noise, public services and utilities are anticipated to the 
same as the impacts evaluated in the original proposal and in the City's DNS. 

In order to assess potential traffic impacts associated with the revised site plan, Quadrant asked 
Transpo Group to estimate trip generation for the revised proposal in comparison to the existing 
Business Park zoning, in addition to the original site plan evaluated in the DNS. Transpo presented 
that analysis in a September 11, 2018 memorandum, attached for reference. The memorandum 
concludes that (1) the revised proposal would generate fewer trips than a proposal under the current 
Business Park zoning (approximately 1,000 to 5,800 fewer daily trips and 110 to 590 fewer pm peak 
hour trips); and (2) the revised proposal would generate fewer trips than the original proposal upon 
which the DNS was based (approximately 800 fewer daily trips and 20 fewer pm peak hour trips). 

Accordingly, the existing non-project DNS is sufficient for the revised proposal. The CPA/rezone 
request from Business Park to Design District is unchanged, and the impacts anticipated to result 
from the revised site plan are substantially similar to those in the original site plan. See RZC 
21.70.140; WAC 197-11-600 (agencies acting on the same proposal shall use existing environmental 
documents unchanged unless "substantial changes" to a proposal indicate the likelihood of probably 
significant adverse environmental impacts). Additional SEPA review is ilot warranted. And again, 
impacts associated with a specific development proposal will be addressed in a future, project­
specific SEP A review. 

We appreciate your attention to this letter. Please let us know if you have any questions. Quadrant 
looks forward to working with you to bring this proposal to the City Coun~ for consideration. 

Sinc?y, 

/I 
I ---- 1-------
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EXHIBIT K 

NOTICE OF PUBLIC HEARING 
CITY OF REDMOND 

Comprehensive Plan & Zoning Amendment: Proctor Request for Site-Specific Amendment 

The City of Redmond Planning Commission will hold a Public Hearing in the Council Chambers, 
15670 NE 85th Street, Redmond, Washington on October 24, 2018, at 7:00 p.m. or as soon 
thereafter as possible, on: 

SUBJECT: Proposed Comprehensive Plan and Zoning Code amendment to designate the site at the 
SW comer of 124th Street NE and Willows Road (parcels 272605-9026; 9024) from "Business Park" 
to ''Design Districf' in order to allow standalone residential uses such as attached dwelling units ( e.g. 
townhomes) and multifamily structures. More information can be found at 
www.redmond.gov/willowsrosehill or is available upon request at the contact info below. 

REQUESTED ACTION: Planning Commission recommendation on the proposed 
Comprehensive Plan and Zoning amendment. 

All persons are invited to comment in person at the hearing, or in writing prior to the hearing, to 
the Planning Oepwtment at City Hall, P.O. Box 97010, Redmond, Washington, 98073-9710. 
Telephone number: (425) 556-2440, Fax NumlJet: (425) 556-4242, or e,.i;nail 
planningcommission@redmond.gov. Contact Andrew Bauer (425-556-2750, 
11cbimer@redmond.gov) for more information. 

A copy of the Technical Committee Recommendation to the Planning Commission will be 
available no later than October 19, 2018 from the Planning Department, 4th Floor of City Hall and 
on the City's web site at www.tedinond.gov/planningconimission 

If you are hearing or visually impaired, please notify the Planning Department at (425) 556-2440 
one week in advance of tlle he!'!fing in order to be provided assistance. 

LEGAL NOTICE: October 3. 2018 

O:\fodi Daub\Public Hearing Notices\2018 Public He~ing Notices\Proctor - PC Public Hearing Notice 10:24.18.docx 



0 Department of Commerce 
EXHIBIT L 

Notice of Intent to Adopt Amendment 
60 Days Prior to Adoption 

Indicate one (or both, if applicable): 

[8] Comprehensive Plan Amendment 
[8] Development Regulation Amendment 

Pursuant to RCW 36. 70A.106, the following jurisdiction provides notice of intent to adopt a 
proposed comprehensive plan amendment and/or development regulation amendment under 
the Growth Management Act. 

Jurisdiction: City of Redmond 

Mailing Address: PO Box 97010 
Redmond, WA 98073-9710 

--
Date: October 11, 2018 

--

Contact Name: Andrew Bauer 
--

Title/Position: Senior Planner 

Phone Number: 425-556-2750 
- --

E-mail Address: abauer@redmond.gov 
--· 

Brief Description of the fhe ptoposecf amendment is to designate the 
Proposed/Draft Amendment: property at the SW corner of NE 124th Street and 
If this draft amendment is provided to Willows Road (parcels 272605-9026; 9024) from 
supplement an existing 60-day notice "Business Park" to ~Design District" and to adopt 
already submitted, then please provide policies and zoning regulations in order to allow 
the date the original notice was standalone residential uses such as attached 
submitted and the Commerce Material dwelling units (e.g. townhomes) and multifamily 
ID number located in your Commerce 
acknowledgement lettet. structures. 

-
Is this action part of the 

Yes: scheduled review and update? --
GMA requires review every 8 years No: _x_ 
under_~cw 36. 70A..130(4l-(6l. 

P-ubfic Heari.ng Date:. Planning Commission: 10/24/2018 
Council: N/A 

Proposed Adoption Date: Anticipated Jan-Feb 2019 

Rev 06/2016 
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-EXHIBIT 2 

Agriculture 

,,--....__...__ ____ NE~12ilth---:J 

CJ Land Use Designation 
pa•• •• -
; •,· City Limits N 
-••- •• 

o 375 750 1,500 A 
I I I I I I I I I 

Feet 

The Design District land use 
designation boundary is 
contiguous with the parcel 
boundaries With the exception of 
the curvilinear portion contiguous 
with the City limits on the north. 

Map Date: 1/31/2019 
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Northwest Design District: Draft Comprehensive Plan Policies 
Revised 11/7/2017 

Neighborhoods Element 
Willows/Rose Hill Neighborhood Policies 

Insert New Section and Policies: 

Northwest Design District 

EXHIBIT 3 

The purpose of the Northwest Design District is to encourage residential uses within a variety of housing 

types while also providing neighborhood-scaled commercial and service uses that meet the daily needs 

of nearby residents and employees working within the Willows employment corridor. The Northwest 

Design District will provide opportunity for coordinated development through a master plan that 

recognizes the unique context and natural features of the site. 

N-WR-F-6: Permit a variety of housing types such as attached dwellings. multifamily. and mixed use 
residential. as well as neighborhood-scaled commercial service uses to meet the daily needs of nearby 
residents and employees. 

N-WR-F-7: Require a master plan for new development in order to facilitate development which 
acknowledge the unique context and natural features of the site. 




